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Foreword

As a public service to assist local housing activities through
clearer understandi.ng of local housing market conditions, FHA
inttiated pubIication of its comprehensive housing market analyses
early in 1965. WhiIe each report is designed specifically for
FHA use in administering i[s mortgage insurance operations, it
is expected that the factual information and the findings and
concLrrsions of these reports wlll be generally useful also to
builders, mortgagees, and others concerned with local housing
problems and to others having an interest in local economic con-
ditions and trends.

Since market analysis is not an ex&ct science the judgment.rl
factor is lmportant in the development of findings and conclusions"
There will, of course, be differences of opinion in the inter-
pretation of avallable Eactual information in determining the
absorptive capacity of the market and the requlrements for main-
tenance of a reasonable balance in demand-supply relationships.

The factual framework for each analysis is developed as thoroughly
as possible on the basis of inforrnatlon available from bcth local
and national sources. Unless speclfically identified by source
reference, aII estimates and judgmerts in the analysis are those
of the authoring analyst.

FHA.Woah., D. C.
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A}IALYSIS OF THE
LANSING MICHIGAT.I HOUSING MARKET

AS OF OCTOBER 1. L964

Strnnarv and Conc 1us Lons

The econony of the Lanelng SMSA derlves lEe support from
manufacturlng, government,and educatlon. Enplolment in manu-
fact,urlng accounted for 34 percent of the toEal nonagrlcultural
wage and salary enployment ln 1964, Over two-thirds of the
people in manufacturing are involved in the production of motor
vehlcles (oldsnoblles). Government employnent accounEed for
28 percent of the nonagrlcultural wage and salary Jobs in
L9.64. Employnent ln government reflects the location of the
Ulchigan State Capital ln Laneing whlch accotrrted for 65
percent of the total governmenE employuent in L964, Educatlon
ls dominated by Mlchlgan State Unlversity in EasE Lanslng.

Thus far ln 1964, nonagrlcultural enployment averaged l08r3OO,
an lncreaee of about, 1,450 (1.4 percent) annually over the 1960
averege. Employment lncreaseg in nonmanufact,urlng accounted
for the bulk of the increase tn nonagricultural euployrrent eince
1950.

3. The current medlan income for all nonfarm faroilles after
deducting Federal income tax, 1s approxlmately $6r650. The
current nonfarm renter famlly medtan income is approxlmately
$5r230, after deductlng Federal income tax. Approximately
26 percent of all nonfarm famtltes and 45 percent of all nonfarm
renter farnilies currently have after-tax incomes below 95rOO0
annually, whlle L8 percent of all nonfarm famllies and 7 percent
of all nonfarm renter famllies have annual lncomes in excess
of $I0,000.

4. As of october 1954, the nonfarm populatlon of the Lansrng sr'lsA
ls about 3051150 representlng an annual increment of about 8r180
(3.0 percent) slnce Aprll 1950. The nonfarm populatton is pro-
Jected to lncrease by 7r32O (2.4 percent) annually to total
319,200 in October 1966.

The nunber of nonfarm households in the area is presently
about 84r7OO, an annual lncrement of about 11725 (2.2 percent)
over the 1950 level of 761993. There will be approxlmately
88r3O0 nonfarm households 1n the SMSA by October 1955, an
lncreaee of approxtmately I'SOO (2.1 percent) annually.
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Since January 1960, approximately 1,950 new dwelling units
have been authorized by building permits annually in the Lansing
SMSA" The volume of new construction has increased from 1960
to 1963, but the monthly average of units authorized thus far in
1964 is slightly below the 1963 leveI" Ingham County accounted
for 74 percent of the permits issued since 1960, followed by
Eaton County (16 percent) and Clinton County (I0 percent)"
Approximately 76 percent of the permits issued in the SMSA

in the pzst 4\ years have been for single-family structures"

Currently, there are about 2r4OO vacant available units in
the Lansing area, a net vacancy ratio of 2"8 percent. 0f
the available vacancies, about 900 are available for sale,
yielding a homeowner vacancy rate of 1"4 percent" The re-
maining 1r500 are for rent, representing a rental vacancy
rate of 6.5 percent.

During the October 1964-October 1966 forecast period, there is
a housing demand for 2,000 units annually; 1,640 sales units
and 360 rental units. About 80 percent of the sales demand
wiIl be for units priced below $25,000" Rental demand, with
minimum rents achievable with market rate financing, is estimated
at 275 units annually: 45 efficiency units, 135 one-bedroom units,
80 two-bedroom units, and 15 three-bedroom units. The remaining
85 uniE rental demand will be for units with rents achievable
only with public benefit or assistance financing, including 10
efficiency units, 30 one-bedroom units, 30 two-bedroom units
and 15 three-bedroom units"

The demand for housing designed for elderly occuPancy (excluding
special services) at market rates, will total 50 units annually
for each of the next two years" Inasmuch as some elderly will
choose to live in regular rental units, the demand for units
designed specifically for the elderly, at rents achlevable with
market interest rate financing, will be limited to 25 units Eor
each of the next two years.

10" Based on the projected elderly population in the SI"1SA, the
existing supply of nurshing beds i,n sultable structures, th
level of vacancies and the proportion of beds in proprietary
homes, there is no need for additional nursing beds in the
Lansing SMSA" Any additional nursing home facilities which
might be required by Clinton and Eaton County residents can
be satisfied by the large number of beds available at the
present time or expected to become available shortly in
Ingham County.
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A}IALYSIS OF THE

LAI'ISING MICHIGAI'I HOUSING MARKET

AS OF OCTOBER 1. 1964

Hous ine rket Area

The Lansing Michigan, Housing Market Area is defined as being co-
terminous with the Lansinq Standard Metropolitan Stetistlcal Area
(SMSA), which is composed of Clinton, Eaton, and lngham Counties
in Michigan. The cities of Lansing and adJoining East Lansing
together contain over one-ha[f of the SMSA nonfarm population and
serve as the trade and employment center for the three-county
&rea. Although there has been rapld suburbanization ln the
vicinity of Lansing and East Lanslng, the outlylng areas of each
county are predominantly rural wlth the exceptlon of se'reraI small
seml-independent citles, including St. Johns ln Cllnton Count"l
CharloEte, Eaton Rapids, Grand Ledge' and Ollvet |n Eaton Countv;
and Mason and Williamston ln lngham County. Although the housing
market area mlght well be deftned as Lanslng, East Lanslng and the
eight surrounding townshlps, for convenience ln compilation, com-
parlson, and presentation of data, the entlre three-county area i s
tncluded in the market area (see map).

Except where otherwise stated, the data ln this analysls exclude
rural farm population and rural farm housing, since the rural farrn
population does not form part of the market for urban hotrsing.

Located in south central Michigan, the Lansing SMSA covers a
relatlvely level land area of Ir698 square miles. Scattered
throughout the SMSA are a number of small lakes and swamps orlgl-
nally formed by glaciation. The Grand River flows northwest through
the SMSA passing through Lansing. The Map]e, Looking Glass, and Red

Ceder Rivers are small tributaries of the Grand River joining in
Lansing.

The clEy of Lansing is situated in Ingharn County near Ehe geographlc
center of the Ehree-county sMSA. Lansing is Located 84 miLes
northwest of Detrolt, 62 mlles southeast of Grand Raplds, 104

miles northwest of Toledo, Ohlo,and 135 northeast of South Bend,

Indiana. ExceIlent highways provlde rapld access Eo major urban
centers ln Michigau and the Great Lakes area. IntersEate 96

(northwest-southeast) llnks Grand Raplds wlth Detrolt, passlng
through the sllsA just south of Lanslng. In addltlon, two u" s"
hlghways and numerous state and counEy highways traverse the area.
Alr lransporr service ls furnlshed by North Central Alr1lnes,
capiral Alrllnes, and united Alrltnes through the capltol clty
Alrport in Lansing.
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Accordlng to the U" S. Bureau of the Census, there \ras a net ln-
cormuEatLon of Lr325 to the SMSA fron surrounding counties in 1960,
4,908 ouE-commuters and 61233 ln-cormuters. Of Ehe 4,908 out-
cotrmuters, 20 percent (986) Eraveled south to Jackson County where
Jackson Clty ls located; 14 percent (692) traveled southwest to
Cal-houn County where the clty of Battle Creek ls located; and 10

percent (478) traveled northeast to Shiawassee County. The bulk
of Ehe remalning ouE-comlutels traveled to lonla, Llvlngton,
Wryr,e, and l.IashEenaw Countlee. 0f the 6,233 comnuters to the SMSA'

23 percent (1,413) traveled from lonla County. Withln the SMSA,

40 percent of the Clinton County resident workers and 36 percent d
the Eaton County resident workers Eraveled to jobs 1n Ingham County,
the Bajorlty to jobs ln Lanslng.

Wh11e no current lnfomaElon is avallable, tt ls estimated that
cormutatlon patterns are unchanged, although the number of net
ln-comuters ls belleved to have lncreased as a result of hlghway
improvements.
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Economv of the Area

Character and Hi s tory

The economic base of the Lansing SMSA is quite stable, drawing the
bulk of its support from manufacturing, government, and education.
As in the past, the principal sources of employment are the
oldsmobile Division of General Motors corporation located in
Lansing; the state government in the capital city of Lansing; and
Michigan State University in East Lansing. presently, these
three employers account for approximately 33 percent of the area
total nonagricultural employment. ln recent years, Michigan State
University has increased in significance reflected more in terms
of attracting private research firms and as a leading participant
in community development, rather than as a direct source of
employment.

rnitial impetus to the growth of Lansing was created in 1g30 by a
decision to establish the Michigan State capitol at this spot on
the Grand River. EarIy employers included gristmirls, machine
shops, and a bank. The Michigan Agricultural college, forerunner
of Michigan state University, r^/as established in l}5z. The village
of "Agricultural college" grew rapidly and later was renamed East
Lansing. The economic future of Lansing was solidly estabtished
in 1886 with the decision of R.E. olds to relocate his first horse-
less carriage plant in Lansing. By the late lgth century, Lansing
had developed its present solid economic base of three independent
sources of employment.

Employmen t

rn the nine months ended september L964, the Michigan Employment
security commission reported that there vrere an average of 10g,300
workers employed in nonagri,cultural industries in the Lansing sMSA.
Of this total,96,600 (89 percent) were classified as wage and
salary workers and llr700 \^/ere classif ied as self -employed, domestics,
and unpaid family workers. Approximately 32,4oo (34 percent) of
the total nonagricultural wage and salary workers were employed in
manufacturing industries and 64,200 (66 percent) were employed in
nonmanuf acturing indus tries.

The 1964 average of 96,600 nonagricultural wage and salary workers
represents the highest level reported since DSA!/o, an increase of
6,800 (7.6 percent) over the past eight years. Gains in the non-
manufacturing segment accounted for 82 percent (5,600) of total

l/ comparable employment data are available for the years 1956
to I964 only.
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gain in nonagricultural wage and salary employment during
Annual changes in wage and salary employment from 1956 to
and shown below.

thi s period .

the present

Annual Averaqe Employment Trends
Lansi Michi an SMSA

1956 - L9644
( in thousands )

Year

1956
1951
l9 58
1959
I 960
19 6l
1962
t963
B644/

Manu-
f ac turing

3l .2
30.2
26.8
29.1
,oo
26.O
29.1
30.0
32.5

Nonmanu -
fac turing

58. 6

59. 0
57 .8
58.5
6C. I
60. 9

62. I
63.6
64. I

Total wage and
salary emplov.b/

Change in total
from precedi ng year

8 9.8
89.2
84.6
81 .6
90.0
86.9
91.2
93 .6
96.6

-.6
-4.6
3.0
2.4

_? 1

4.3
2.4
)o

a/ Through September 1964.
b/ In:ludes workers involved in labor -managemen t disputes.

Source: Michigan Employment Security Comrnission.

with the exception of declines during the Lgl]--I95g and 196l
recessions' wage and salary employment has increased each year.

Maior rndustries. As table r indicates, an average of zgr5oo persons
were employed in durable goods industries in 1964, or 9l percent ofthe total manufacturing employment. The motor vehictes and equipment
industry, with current employment of 21,600, represents 22 percent
of the wage and salary employment and 67 percent of the manufacturing
employment. The large number of emproyees in the transportation equip-
ment industry primarily reflects jobs at oldsmobile and Fisher Body,both subsidiaries of the General Motors Corporation. The oldsmobile
factory is primarily an assembly plant; Fisher Body produces bodiesfor oldsmobile. There are, in addition, a number of smaller firms
producing automobile parts for General Motors. These jobs are
included in the 3,500 emproyees of the metar products industry
and 2,800 employees in the nonelectircal machinery industry.
Employment in nondurable goods accounted for 2,goo (9 perclnt) ofthe total manufacturing employment in Lg64" The largest employers
in this segment are food products and printing and publishing.
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The governnoent. sector, whlch has employed an average of 27 r2OO
persons thus far in 1964, is the largest slngle source of emplolment
ln the Sl,lSA, accountlng for 28 percent of the nonagricultural wage
and salary employmenr. The predomlnance of government employment
reflecEs the presence of the Stat,e capital, Ulchlgan State UniverslEy,
and other local, State and Federal agencles ln Ehe Lanaing area.
Wholesale and retall trade employed 16,900 ln 1964 (18 percent of
the wage and salary employarenr) and service industries enployed
91700 (10 percent). The large trade and eervlce tnduetries reflect
Ehe expanding resident population and the lncreasing nunber of
studente enrolled at USU. The remalnder of nonmanufacturlng employ-
menE ie rather evenly dlstrlbuted among construcElon (3r800),
transportation, cosununlcations, and pub1lc utl1lties (3,300), and
flnance, lnsurancqand real estate (3,300).

Fron 1956 to L964, average manu.f.acturing euployment ln the SUSA

Lncreased by 1,200 (4 percent). A galn of I,400 ln durabte goods
employment was offset somewhat by a loss of 200 in nondurable
goods employurent. WlEh Ehe excepEion of furnlEure and flxturee,
whlch remalned unchanged, and electrlcal machlnery, whlch decreaeed
by 200 fron 1956 to the present, emplolrurent ln all other segments
of the durable goods aector lncreased over t,hle perlod. Nonelectrlcal
machlnery lncreased by 900 (47 percent) from 1956 to the preeent,
accountlng for the largest proporEional emploprent galn in the
SIISA over the past elght year8. Although Jobs ln transportatlon
equlpment Lncreased by only 300 (1.4 percent) slnce 1956, Ehe annual
changes reflect the automobile lndustry's sensltivlty to local and
natlonal buginess conditlons. From 1957 Eo l95S,traoBportatlon
equlpment decreased by 2,700 (13 percent) and from 1960 ro 1961 lt
decreaeed by 3,@0 (17 percent), reflectlng the recesslons ln both
perlods. Since 196L, however, Jobs ln the traneportatlon equlpment.
lndustry have lncreased by 5,000 (30 percent) reflectlng three
successful years of automoblle sales and productlon.

Employnent ln nondurable goods lnduetrlee decreased by 200 (6.5
percent) over the past elght year6. Losses of 500 jobs ln food
and relat,ed lnduetrLes and 100 ln trotherrr nondurable goode
tnduetriee offset employnent galns of 200 in prlntlng, publlehlng,
and allled lndustriee and 200 in the chemicale lndustry.

Nonmanufacturlng employu,ent grew by 5,600 (10 percent) from 58,500
ln 1956 to 64,200 in L964. A11 segment,s shorded lncreasea over the
elght-year perlod, excepE constructton (down 700) and transportatlon,
corrrrunlcatlon and publlc utilltles (down 100). Frorn 1956 to L964,
goverrunenE reglstered the largest galn in nonmanufacturlng, (3,800
Joba or 16.2 percent) followed by services (1,100 or L2.8 percent),
trade (900 or 5.6 percent)rand flnance, lneurance, and real estate
(500 or 22,2 pexcent) (see table I).
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Prlncloal Enolovoent Sources

Ar table I lndlcates, of the average of 32,400 peraonr employed ln
manufacturlug ln 1954, 211600 (67 perceut) held Jobc tn the lotor
voblcles and cquipmcnt industryr Most of the enployncnt tn thte
lndustry ref Lects tirti Geniral ltotors subsidtarles, Oldsoobilc and
Ftshcr Body. Current monthly cnployment at Oldsmoblle 1a reported
to be at the hlghest level slnce 1.955.

Governuent provlded an average of 27,200 Jobs (28 percent of the
total nonagrtculturaL wage and aalary enployoent) ln the flrgt nlne
months of 1964. Ihe State government, accouuted for approxlnetely
55 percent (17,600) of Lot,a1 governoent euplo),Eent tn the SHllA,
Dlosc of the euployees at the State leve1 york at the Capltol ln
Lanalng. Local goverrtlnnt employnent, lncludlng county, townahlp,
clty and vlIlage governnents, eccouoted for 29 percent (7r900) of
total tovernnent enplo)ltrenT vhlle Federal euployrcnt, .ccounted for
the reualnder.

l{lchlgrn State Unlvereiry provlded enploymeot for epproxlmately
7,300 peraons lncludlng 41500 faculty and adulnletratlve pereonnel
and 2,800 nalntenance ernployeee. In addltlon, the gchool provldee
1r400 Jobe for gradtrate aoslstante and part-tlme work for aoue 4,800
under- graduate student,s .

Aa the table below lndlcacee, enrolLmenE has been tncreaclng
rapldly tn recent year8. From 1955 to 1960, the level of fall:
term enro,Llneut hae Lncreaaed by 795 (4.6 percent) rtrnually. From
1960 to L964, enrollnent lncreased by 21528 (12 percent) annuelly.
Enrollnent la expected bo contlnue lncreaelng at the rrptd rate of
recent years. It hes been ruuored thd enrollment rt DiSU u111 be
llnlted to 40,00Q buE thls hae not been conftrned.

To

Year Enro I lmen t Year Enrol lnont

1955
1956
L957
1958
1959

L7
t9
18
18

184
16r
818
s39
2L719

1950
195 1
L962
r.963
L964

21,157
22,724
25,04O
27,591
31, 26E

Source: Reglatrrr, Hlchlgan State Unlveralty.



UneruoloYuent

Thus far ln 1964, t,he number of unenployed PersonE ln rhe sl'lsA

has averaged 31760, equal rto 3.2 percent of the toEel work force.
The unempioyrerrt levei has decreased annually for the past three
year8 

"r,a 
fr currenEly aE Ehe lowest 1evel achleved ln the past

lrght year8. Ae shown ln table I, Ehe eenaltlvlty of the automoblle
tnJuatry Eo local and naElonal buslnese condltlone ls reflected
ln the peak unenployment Levela of the 1958 and 1951 receealons
when layoffs ln tUf" fr,arr8try accounted for a lerge nunber of
unenptoyed Persone.

8

Emolorment Prosoecte

Baeed on the past trend of employment and lnformatlon obtalned
from 1ocal eources, it ls esfr.lated that tot,al nonagrlcultural
wage and salary emptoyment ln the Lanetng sl{flA w111 grow by 2,300

Jobe each year over the next EYo yearq lncludlng approxlmately
aoo jou" a year tn manufacturlng and 11500 Jobs ln the nonmsnu-

facturlng segnent.

Enployoent prospoctr, as Ln the paat, depend dlrectly or lndtrectly
.rplr, ln" ..riorollle market, Sovernnent (pertlcularly at State and

lical levels) and l{lchlgan State Univerelty. lhe nerkeE fox auto-
noblles hae been Btrong slnce 1951 and, desptte recent strlkeg
by Ehe UnlEed AuEo llorkere throughout the lnduatry, the 1965 nodels

"i" u*p""ted to be as succesgfut ac thoae of Ehe Pest three yesrq'
The level of automob{l-e productlon for the 1954 calendar year ls
Ehe htgheaE alnce the peak year of 1955. I{hllc thc lndulEry aB a

vho,le froduced 1.3 percent uote cars Ehan ln thc prevloua I9sr,.
Oldrnoitle productlln dropped 10.5 percenE. 01danoblle productlon
haa been delltntng aa a pioportlon of total lnduatry productlon,
decreaaLng fron Slf perclnt ln L962 to 4.9 percent 1o 1963 and

to 4.3 peicent i-n t9b4, so that the Lnpact of another good year

of totai automoblle salee nay be darnpened for OLdenoblle and, hence,

for the Lanslng ere8.

llhlle the Oldemoblle plant ln Lanslng has no locetlonaL advantage

wlth regard to mass markets, lte lncreesed efflclency (vla
autonatlon) hae Btrengthened lta coupeEltlve poaltlon slthout a

loeg of lobs. Offlclals aE Oldanoblle have recenEly purchased
ana denoilghed 125 to 1.50 hornes in the vlclnlty of the plant to
providc sPrce for exPanslon.
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Goverrrment employment ls expecEed to contlnue t,o be the largest
slngle source of employnenE ln the Lanslng area, reflecElng the
anticipated growth of St,ate and local governmenEs and lllchlgan
StaLe Unlveraity. The lncreaslng enrollment at Mlchigan Stafe
University wl}1 generate jobs ln trade and servlce lndustrles,
partlcularly ln East Lanslng.

Income

As of october L964, manufacturing workers in the Lanslng area
earned an average of $135.77 compared with $134.44 for the
State of Mlchlgan. The average weekly income of manufaeturlng
workers in Lensing compares qulEe favorably wlth FlinE ($149.3r)
and DeEroit ($140.34), considerlng the hlgher concentraElon of
heavy lndustry in Ehese areas.

The currenE median famlly income for all nonfarm farniliee ln
the sl,ISA, af ter deductlng Federal income Eax, ls approximately
$6,650. The current nonfarm renter median lncome le about
$5,230, after deducting Federal income tax (see table Il).
Approxlmately 26 percent of all nonfarm families and 46 percent of
alL nonfarm renter faurllles have an after-Eax lncome below $5,000
annualty. Approxiurately 18 percenL of all nonfarm famllles and

7 percent. of all nonfarm renEer faurllles have an afEer-tax
lncome ln excess of $10,000 annually.

The rnedlan after-tax income of all nonfarm farnllles ls projected
to $71000 ln october 1966, 5,3 percent, above the current median
lncome. The medlan after-tax lncome for nonfarm renter famllres
ls expected to rlse to $S,5OO.
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Demoeraohic Factors

Pop.ulratlon

Curr.Snt Estimste, The nonfarm populatlon of the Lansing 8l{SA
pre8ently totats 306,15q an lncrease of about 8,180 (3.0 percent)
annually slnce 1960. MosE of thie gain (74 percent) took place
ln Ingham County whlch grew by about 61020 (3.0 percent) persona
annually, although thls rate of growth was slower than that of
Cllnton County (2.9 percent annually) or Eaton County (3.5
percent annually). The rapid growEh ln Eaet Lanelng since 1960
(8.9 percent annually) can be aEtrlbuted to the lnflux of etudente
who attended Mlchlgan State Unlverslty. In Ehe pasL four years, the
level of enrollnent at this instltutlon has grown by 10,000. The
large nurnertcal galn ln populaElon slnce 1960 ln the clty of Lanslng
(rpproxinetely 3r83Q or 3.6 percent, persons annually) resulted from
annexlng an e6tlmated 9,700 persons fron Delhl and Lanelng Torrnshlps
slnce 1960 (see table III) 

"

Populatlon Trends
Lansinc ^ Ilichipan sMSA. 1950-1966

Year

Aprll 1950
Aprll- 1960
October 1964
October 1966

Total
nonfarm

populatlon

204,559
269,336
306,150
320, Bo0

Annual average change
from orev date

Ntrmber Percent

6 ,477
3,180
7 ,325

;
0
4

3
3
2

Source: 1950 and 1960 Censuses of populatlon.
1964 and 1965 esrlmated by Houslng l,[arket Analyst.

The u. s. Bureau of the Gensue reports thaE the nonfarm populatlonof the Laneing st{sA grew by 6,411 (3.2 percenr) annually fionAprll 1950 to Aprll 1960. rnghau county accounEed for the largeetproportlon of thls growth (67 percenr) aLthough the rate of growth
wae slower than the annuaL 4.7 percent lncrenent experienced by
cllnEon and Eaton counties durlng thls perlod. Ae table rrr reveale,
mosE of Ehe galn ln rngham counEy occurred in the balance of the
count,y whlch grew by 1,803 (3.9 percent) annually compared wlth agaln of 1,568 annually (1.7 percenr) for the clty of Lanslng.
Although Eset Lanelng grew by 987 (4.9 percent) annually fron 1950to 1960, lt would have declined by 96 plrsone annually lrad ltnot been for addlng Bome 10,835 persons by annexlng tlrrltory Eothe clty.
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Group Populatlon. The populat.lon of any area consists of two maJor
componenEs, the persons who are members of households and the rgroup'r
populatlon whlch conststs of residents of lnsticutlons and other group
accomnodations, prtrrarlly barracks and dormltorles. Because of the
presence of Michigan state Unlversity ln East Lanslng, the dormitory
populatlon (lncluding rooming houses, fraterniEies, and the Ltke) is
partlcularly stgnlficant ln thls area.

A compllcating factor ls the change in deflntlon of households by
Ehe Bureau of the census beLlreen 1950 and 1960, as a result of whtch
many furnished-room acconnodatlons were c,lasstfled as houslng units
in the 1960 census (and their resldent,s, therefore, as members of
households) whereas they were not lncLuded ln che dwelllng unlt total
in 1950. As a result, Ehe nonhousehold population of East Lanslng
lncreased by only 350 persons betveen 1950 and 1960, a net increase of
about 21500 ln the number of dormitory resldents belng offset by a
deflnitlonal transfer of 2,L50 other persons to the household population
Slnce 1960, however, there has been a much larger lncrease in ihe number
of dormltory accommodatlons available at MSU, accommodatlng about 8,200
students (and no further deflnitlonal problems). Iogether wlEh lncrementsin other student, houslng, lt ls estlmat,ed that the nonhousehold populatlon
of East Lanslng now totals about 181000 people compared wlth 8,800 in 1960.
Assuming that the nonhousehold population of the rest of the SMSA has
lncreased only slightly in the past 4\ years, the Eotar nonhousehord
populatlon of the HMA ls approximately 21,200. slnce 1960, Eherefore,
the populatlon galn of 361800 has been made up of an increase of 27 r4oo(6,100 a year compared wlth about 61500 . y"ai in the prevlous decadeln the populatlon in households) and 9,400 1q the'rgroupil populatton
compared wtth 350 ln rhe 1950-1960 period.

Estl-ma Future Populatlou The nonfarm populat,lon of the LansLng
SUSA ls proJected to lncrease by 7,325 (3.0 percent) annually to
320,800 1n October 1966. The projected rate of growth ls sllghtIy
lower than the annual rate of growth reglstered over the 1960-
1964 perlod, refrecting the sllghtly lower rate of enployment galn
antlclpated over the next Lrro yeara.

Natural Lncre and Mieratlon . Over the Aprl1 1960-Ocrober 1964
period, t.he annual net natural lncrease (exceee of btrthe over
deaths) ln the Lanelng sl,tsA averaged 5,350 a year while the nonfarm
populatlon lncreased by 8,18o annually, lndlcatlng a net in-mlgratlon
of 2,830 annual1y. Thue, in-nlgratton accounted for 35 p"r"".,I
of the populatton growt,h from 1960 to the preeent. Approxlnately
85 perceri-t of the annual ln-nlgratlon durlng thls perroa ie due
t,o growth at Mlchlgan St,ate UnlverelEy.

Durlng the 1950-1960 decade, the annual net natural tncreaae in
the Lanslng araa totaled 5r300 rrhlle the nonfarm populatlon grew by
6,477 annually, lndlcatlng a net, yearly in-migratron of 1,177 tnto
the SMSA. r,n-rnlgration accounted for-18 percent of the annual
populatlon lncrement durlag the 1950-1950 period, compared wlth 31
percent of the growth glnce t960.
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Aee Distrlbu tl-on . The 1960 age die
of the SMSA la presen ted ln Ehe tab

trlbutlon of the nonfar:m populatlon
le below. The dletrlbut'lon for
qulte elmllar ln EhaE there ie
ons (age grouP 0-19) with a more
20 yeare old and ov€!. The
20 to 29 l-n EaeE Lanelng reflects

SEsEe UalversltY, whlle the
f older people (age grouP 40

enptoyed with the State

each of the lndlvldual countles ls
a heavy concentratLon of young PerB
even dletrlbutton ln all age grouPs

heavy concantraElon of persons age

Lhe etudent populatlon aE Mlchlgan
comparatlvely heavy concentratton o

and over) ln Lansing reflects thoae
governEent.

Acc cntase D lstrlbution of arm Pooulatlon
19

Total O-19 20-29 30-39 40-59 60 and overArea

SMSA - total
Cllnton CountY
EaEon CountY
Inghan CountY

Eaet Lanslng
Lansing
Rest of county

100
100
100
100
100
100
100

13.
13.
13.
9.

13.
]-4.

19.
L2.
22.
18.

10.7
10. 7
11.5
10.6
5.3

13.1
8.7

5
2
5
6
5
I
9

19.
18
19

2
3
5
1

3
3
6

13L5.2
13.4
L2.L
16. 1
33.4
13.0
L3.2

4
4
4
6
5
5
6

4L
44
43
40
39
38
44

Houaeho [ds

Current Estluate. The number of nonfarn houeeholds tn now about
g4r7OO, an annual galn of lr7t5 (2.2 percent) since 1950. This rate
of houeehold growti "orp.r"s wlth an averagc increasc of 1 1759 a

year ln the pievious decade. Part of the lncreaee tn the l'950-1950

ierrod reflecte the conceptual change made by the Ceneus Burecu from
itdnclling unltstrln 1950 torrhouslng unltsriln 1960. The elower rete
of growti ln the current pertod also reflects the slightly smaller
annual lncrenenta ln the populatlon ln houeeholds and a slower rate
of growth ln avcrage nonfarm houeehold 8lze. Slnce 1950' Eaton

Countyhasexpertencedthenoetrapldrateof'growthlnthenumber
of households, addlng 310 (2.8 percent) houaeholds annually, followed
by Cltnton cour,ty writr tZO (2.3 percent), and Inghan County whtch added

about L1235 (2.! percent) houeeholde annuaIIy. Ingham county-accounted

for 72 percent of the averaS,e annual hougehold grovth ln the SMSA elnce

1950 wlth a concentratlon oi grovth ln the two matn cltles. Eart
Lanslng added 23o (3.0 percer,I) hou""holds annually and Lanslng 1'200

ti.e pfr.ent) annually itnce 1950. The annual houeehotd lncreoent
to Lanslng tncludes approxtnately 600 houeeholds added vta annexatlons

durlng thls Pertod (ece table IV)'

Source: 1960 Census of PoPulatlon'

Esttmatcd Future Hou eho Id e
tlon growth and average hou
houscholds 1s ProJected to
lncrease of 11800 (2.1 Perc

. Based on the esttnated nonfarm popula-
sehold slze trende, the number of nonfarm
a total of 881300 tn October 1966' an

ent) annuallY.
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Nonfarm Household
Lansine- Ml ch {aan . sMSA.19s0-1966

1950
1960
L964
1966

Year

(Apr11)
(Apr11)
(October)
(0ctober)

Households

,408
,993
,700
,300

59
76
84
88

Average annual change
from prevl.ous vear chown
Nunbsr Percent

L,7 59
1, 715
1,800

slo
2.2
2.1

Source: 1950 and 1960 Censuses of Houslng.
1964 and 1966 estlmat,ed by Housing Market Analyet.

As the table below lndlcates, the average number of persons ln nonfarm
households ln the Sl.lSA is currently esEimated Eo be 3.37 persone
compared wlth 3.34 ln Aprtl 1960 and 3.24 tn Aprll 1950. Whlle there
ls estlmated to have been an lncrease ln average houeehold slze ln
each of the three countLes of the SMSA, average household slze ln Eaet
Lanslng is estlmated to have decreased s1lghtly, reflectlng the con-
centraEion of young fanllles ln that clty, many of whom are aEudentg.
The tncreaee ln average household slze ln Lanslng le belleved to reflect
annexatlons of former suburban areas. Average households elzes are
expected Eo be sllghtly hlgher ln October 1956 than they are nolr,
excepE ln the ciEies of Lanslng and East Lanslng.

Average Nonfarn Household Slze
Lanslng, Mlchlgan. SMSA. f95O-1964

Area

sl,tsA
Cllnton County
Eaton County
Inghan County

East Lanslng
Lanelng
Reet of county

April
1950

Aprll
1960

October
L964

3.37
3.69
3.s6
3.30
3.05
3.L7
3.67

0ctober
1966

3.38
3.73
3.62
3.31
3.04
3. 17
3. 70

3
3
3
3
3
3
3

3
3
3
3
3
3
3

24
37
24
23
L4
15
4L

34
59
46
29
o7
L7
51

Source: 1950 and 1960 Censuses of Popu1atlon.
1964 eett-Eated by Houelng Market Analyst.
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Housing Market Factors

Housins SuppIy

Current Estimate" As of October 1, 1964, there are 90r200 nonfarm
housing units in the Lansing SMSA (see table V). This represents an
annual average increment of about 11600 (2 percent) from the April
1960 total of 82,959. From April 1950 to April 1960, the housing
inventory in the SI'1SA increased by 2,L26 (3.4 percent) annually" In
1960, lngham County accounted fot 75 percent of the nonfarm housing
inventory, followed by Eaton County with 15 Percent and Clinton
County with l0 percent. The distribution by county has remained
virtually unchanged since 1960, while each of the major cities is
estimated to have increased its share of the housing inventory"

Past Trends. The increase in the nonfarm housing inventory in the
1950-1960 decade results in part from factors o ther than construction
of additional housing units. A change in definition of rrrural farmrr
resulted in the inclusion of dwellings in the nonfarm inventory in
1960 which were classified as farm dwellings in 1950. In addition'
as already indicated, a number of housing units of the furnished-room
variety were classed as housing units in 1960 but were not considered
to be dwelling units in 1950. In contrast, net additions to the
inventory since 1960 are below the volume of new construction; the
difference resulting from demolitions over the past 4\ years and an

increased number of units in the construction pipeline.

Tvpe of Structure. SingIe-family units accounted for 83 percent of
the nonfarm housing inventory of the SMSA in April 1960, while
structures containing 2-4 units accounted for 11 percent and structures
with five or more units accounted for the remaining 6 percent. It
is estimated that this distribution has remained essentially the
same since April f960, with the exception of structures of 2-4 units
which currently account for an estimated l0 percent of the nonfarm
housing inventory and structures with five or more units which are
estimated to account for 7 percent of the housing inventory. Were

it not for demolitions since 1960, which have removed a substantial
number of multifamily structures, the present ProPortion of structures
with two or more units would be somewhat larger"

Age of Structure" According to the 1960 U" S. Census of Housing,
structures built since 1940 accounted fot 42 percent of the housing
inventory in 1960, with 1l percent constructed between 1920 and

1940 and the remaining 47 percent constructed prior to t930" Reflecting
the earlier growth of Lansing, in April 1960, 70 percent of the housing
inventory in that city was built prior to 1930 compared with 30 Percent
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ln East Lanelng. Inasmuch as an eatlmated 91210 houaes have bcen

bullE tn the SMSA slnce 1960, rePreEentlng 10 percent of the current
houalqg s;ock, and the preponderance of unlto denollehed elnce 1960

were bullt prlor to 1930, the dietributlon of homee butlt prlor to
1930 has decllned as a ProPorElon of the toEal.

Condltlon. The 1960 U. S. Censue of llouslng rePorted that 11 percent
of the nonfarm houslng lnventory ln the Lanelng area wae dllaptdated
or lacklng some ph:mblng facllLtlee. Inghan County ldas rePorted Eo

have elght percenE of ite nonfarm houslng.lnventory tn thla conditlon
compared wlth L8 percent Ln each of the two remalning countlee. The

citlee of Lanslng and East Lanslng were rgported Eo have 4 percent and

3 percent of thelr respectlve houslng lnventorlcs tn dtlapldated con-
ditlon or la'cking plumblng facllltles. The concentratlon of resldentlal
growth occurrlng ln and around the two maJor clflee, the demolltlon
of a nr:srber of substandard unlts ln thege areat, and the annexatlon of
beEt,er quallty unlts to Lanslng have undoubtedly lncreaaed the pro-
pctlon of etandard quallty untte ln the cltlee, Ingham County and the
SUSA as a whole.

Value Rent In April 1960, the U. S. Censue of Houstng reported
value of all ollner-occuplea houatng tn the SUSA uasthat the medlan

$11,500. The medlan ln Ingham County, at $12,000, wae hlgher than
the medlan of $10,100 ln Eaton county and the $9,300 medlan ln Eaton
County. The greatest dlsparity ln 1960 exlsted between Lanalng and
EasE Lanelng whlch \rere reported t,o have medlan owner-occupled valuee
of $11,600 and $21,200 respeeElvely. The academlc envlrongpnt of
Mlchlgan State Unlversity has encouraged development of East Lanelng
as a prestlge area, a steEus whlch haa been abeEted by atrtct code enforce-
ment aod the relatlve newneee of EolE regldenElal conStructlon 1n the area.
The Aprll 1960 medlan aeking prlce for vacant unlta 8va118ble for eale
!n the SMSA aa a whole was $12,300, whlLe the nedlan prlce ln Lanelng
was $12,@0.

The medlan groso rent ln the SMIiA ln L960 raa $80 a monEh. Aa expected,
the rnedlan nonEhly rent was hlgheat ln Inghau Counfy ($81.00), followed
by Eaton ($2r.00) and cllnron ($zo.oo). The redtan 8ro8s monthly rent
ln Langlng rras $79.00, whlle that ln Eaet Lanatng wae $83.00. The
medlan rent asked for avatlable vacant rental unltr ln tlre SIISA lrae

$53.00 a month, wlth $56.00 ln the clty of Lanelng.

Reg ldenttal Bulldins Actlvltv

Recent Trends. ln the past thro years, ln the Lanalng SMSA new construc-
tlonr aE measured by Uuitafng pernlts, has bcen proceedlng at a rate of
about 2r5OO unlts a year. As shown !n table VI, thts ls the htghest rate
of new constructton ln the paet 14 yeare and 1r subctantlally above
the averqge of Juet over 1,500 trnlts a year 1n the 1958 through 1962
perlod. A rtnllar cycllcaL pattern wap exhiblted ln the 1950-1957
perlod, wlEh new conotructlon averaglng about 11500 unltg a year from
1950 to 1953 aod abou! 2,300 unltr a year tn tha 1954-1957 pcrtod.
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Not all new construction in Ehe area is subject to buildlng permlts.
Slnce January 1960, it is esEimated that about 450 units have been
bullt ln areas where the lssuance of buildlng permits ls either not
requlred or not recorded.

The bulk of the new construction ln the Lansing SI'ISA has taken place ln
Ingham CounLy, and has been concentrated ln the citles of Lanslng and

EasE Lansing. In the last few years ln particutar, these two clties
have shorrrr an upward Erend in new construcElon volume whl1e ln other
areas (for example, Lansing and Meridlan Townshlps) building volume
has grown sLowly or not at all. This reflecEs the lncreased multlfamily
actlvlt,y ln the cenEral clties ln the past few years.

Data on new congtructlon by type of sErucEure are avallabf,e only since
1960. Slnce January 1960, 2,L57 multifamily unlts (454 annually)
have been auEhorized ln the SMSA. Approximately 45 percent (975) of
the Eot,al unlts have been lssued ln East Lanslng, 29 percenE (635)
in Lansingrand 23 perceng (497) ln Lansing Township. Of the Eotal
units authorLzed, 16 percent (341) have FllA- lnsured mortgages.

The number of multlfamily unlts is estimaEed to have increased sharply
each year from 28 ln 1960 to 150 ln 1961, 300 ln L962,and 950 in L963.
Thus far in 1964 the monthly average of permlts lssued for such houslng
is sllghtly below the average for 1963. Ilost of the unlts have been
bullt Ln walk-up sEructures of from 4 to LL units ln a structure, excePL
for lIanor House, a high-rtse aPartment project'

Untts Under Constru.ctlon. A postal vacancy survey conducted In the

@1eo4,reportedapproxi.mate1y600s1ng1e.faml1y
resldences and 640 apartment uait,s under construcElon In the

,Lanslng area aL that Elme. Approximately 350 of the single-family
residences un,fer construction were ln Inghan CounEy--43 percent of
these in Ehe city of Lansing, 8 percent ln East Lanslng and 49

pcrcent in the rest of the county. A1l of -the 640 multifamlly
untts under construction were ln Ingham County. East, Lansl-ng accounted
for 340 of these and Lanslng accounted for anot,her 100. The remalnlng
200 aparturents under construcElon lrere scatEered throughout Lanslng
and Merldlan Townshlps. These figures lnclude a number of uniEs not
covered by postal carriers and, hence do not agree wlfh the number of
unlts under construction ln table VII.
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Demolitions. About 770 housing untte have been demollshed stnce 1960'

i."l"di"g 500 units ln the clty of Lansing. Demolltlons have involved
clearanci for the Capitol Redeveloprnent Area. The Oldsmoblle plant
expanslon already mentionedad a number of hlghway proJects lncludlng
the downtoun connection for I-96, account for a conelderable number of
demolitions since 1960. Based on tentattve plans for the Capitol
Redevelopnrent Area and highway and rtreet proJects, 1t ls estlmated
that 6O0 units will be demollshed over the next t$ro years for public
lmprovements and a6 many as 1OO other unlts wlll be lost through fire'
otirer catastrophies, and removSl of Structures from the houslng lnven-
tory for other uses.

Tenure

Nonfarm owner-occupl.ed Unlts currently account for approxlnatcly
74.3 percent of the occupied nonfarts tnventory. The shift fron
tenant to oenrer status rdas more rapld durtng the 1950-1950 decade

than it has been since (see table V). Fron 1950 to 1950' ouner-
occupled units lncreased by tr670 (4.2 percent) annually, compared
wlth lr37O (2.4 percent) from 1950 to the Pretent. Thie decrease ls
attributed to the large number of new aPartments bullt ln recent years'

Vacancy

Last Census. In April 1950, the census rcported that there were
,r9y- "6"a.t housing unlts evallable for sale or rent, Ylelding
a vacancy ratlo of 3.7 percent. Of the 21934 vacant unlts, Ir0l5
were for sale, ylelding a homeowner vecancy rate of 1.8 percent
and 11919 were for rent, yleldtng a rcntal vacancy ratlo of 8"7
percent. Of the avallable vacant untter 114 satee vacancles and

427 rental vacancles lacked some plumblng facllity.

Postal Vacancv Survevo A postal vacancy survey conducted tn October
t%4 by nfne p"st offlces in the SMSA covered 721365 poeelble
dellverles, representlng approximatcly 80.2 pcrcent of the current
houstng inventory (see table VII). Ttre resulte of the eurvcy arc
sunmarlzed ln the followtng table.
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Lansins. Michi pan- Postal Vacanc Surv
October 20-27 t964

ev

Type of
housing unit4/

Total
uni ts

surveYed

Vacanci es
Percent

Total vacanE

I .864
L,327

537

Used New

Uni ts
under

cons truc tion

988
462
526

Total units
Re s idence s
Apar tmen ts

7 2,365
65 ,7 t9
6,646

2"6
2"0
8.1

I.578
L,L62

4.6

286
165
l2l

a/ Residences represent mail dellvery with one stoP, principally
single-family homes but including some duplexes and row houses.
Apartments represent mail delivery to one stop with more than
one delivery.

Source: Postal Vacnacy Survey conducted for FHA by nine
particiPating Pos tmasters .

Vacancy ratios in the preceding table are not strictly comparabte
with those reported by the 1960 Census of Housing because of dif-
ferences in area delineaEion and in methods of enumeration. In
additlon, the census rePorts vacancies by lntended tenure, whereas
the postal vacancy survey rePorts vacancies by the type of structure.

Current Estimate" There are currently about 2r400 vacant, available
housing units in the S}'1SA, a vacancy ratio of 2.8 percent.
includes 900 sales units (1"4 percent vacancy) and I,500 uni

The total
ts available

for rent (5.5 percent vacancy)" About 450 of the vacancies' 100 sales
and 350 rentals, lack some or aIl plumbing facilities. ln a moderately
growing area, such as the Lansing SMSA, vacancy rates of 1.5 percent
in sales housing and 6"0 percent in rental housing are considered to
represent a desirable demand-supply relationship in the market. Ttre

decline in vacancies since April 1950 reflects the annual increment
of about 1,715 households, comPared with the net addition of only
I,600 sales housing annually to the inventory.

Sales Market

Ihe market for sales housing in the Lansing SMSA is reasonably sound

at the present tirne" Ttre Lansing Board of Realtors rePorted that
the level of sales of new and used houses thus far in 1964' is 13

percent above a comparable period in 1953. The monthly volume of
new sales-type housing is down slightly from the monthly average
for 1963, as indicated by the smalter number of building permits
issued, and this has probably contrlbuted to the healthy atmosphere
in the sales market.
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New sales housing in the Lansing SMSA is currentiy being built in
two distinct price ranges; the $15,000 to $18,000 price range and
the $20r000 to $30,000 price range. New sales housing is either
modest or luxurious, depending on the quality of the unit and the
location. In recent years, for example, East Lansing has been
described as a prestige area with some sections of the city near
the university offering homes (new and used) for $25,000 and up. The

average price for new and used homes listed with the Lansing Board
of Realtors Listings Exchange was $16'200 in the January through
October 1964 period. This represents an increase of 5.2 percent above
the average price for a comparable period in 1963"

Most of the single-family housing is being constructed in the two
major cities a:rd several adjacent townships. Since 1960, approximately
792 permits were issued for single-family housing in Delta Township
(Eaton County). For a :o.rnparable period in Ingham County ' 51 9

permits were issued f or single-f amily housing in Meridian Tournshlp,
439 in Lanslng Township, and 349 in Delhi Tor^rnship.

Of the 600 residences currently under construction, ClinEon County
accounts for 90 (15 percent), Eaton County f60 (27 percent), and

350 (58 percent) are under construction in Ingham county. East
Lansing accounts for 30 of the single-family units under construc-
tion in Ingham County, while the remainder are almost equally
divided between Lansing (l5O units) and the rest of the county (170).

The results of the January 1964 survey of unsold houses completed
during 1963 in 30 subdivisions are shown below. Sixty-two Percent
(446) of the units completed were sold before construction started
and the remaining 38 percent (268) were speculatively built. Of the
speculatively built homes, 26 percent (69) were unsold as of January l,
L964. of the total houses built, 47 percent were 1n the $101000 to
$171500 price range and 39 percent were in the $20,000 to $30,000
price range.

Unsold Inventorv of New Sa 1 e s Houses bv Price Class
Lansing. Michigan, SMSA

January 1964

Houses com e ted Speculative houses
SoId before

Number const. start
Un so ld

Sales price Total Sold No. Percent

$Io,ooo - $17,499
l7,5oo - 19 ,999
20,000 - 24,999
25,ooo - 29,999
30r000 and over

To taI

332
58

138
r39
4/

265
t9
'71

63
22

61
39
6l
/b
25

1t4 446

l0
5

25
t9
l0
69

t4" 9

L2.8
41.0
25.0
40.. 0
25,1

51
34
36
51
t5

Source: Grand Rapids Insuring Office, FHA'

268 I99
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The small number of foreclosed properties held by FHA ln the Laneing
area reflects the flrm sales market. As of October L964, there sere
19 commlssloner-owned properties ln the SMSA. Twelve of these were
located ln the city of Lansing, six ln Holt (lngham County), and one
ln Mason (Ingham County). The salee price of these housee ranged
from $5,900 to $15,O00.

Rental Market

There are current indicattons of some weakenlng in the rental narket
of the Lanslng SMSA, particularly among new, luxury unttc, while new
rentals ln the medlum ($100 to $I50 a month) range are achtevlng ratls-
factory occupancy levele. The new luxury units are offerlng Eome con-
cesslons tn an effort to increase occupancy. Most of the new rentala
arc bclng bullt ln Lanslng Township and EaBt Lanslng wlth the Sreater
concentratton ln Eaet Lansing. Ttrerc are several reasons for this
dcvelopoent tn East l-anstng, all of whlch aeen to reflact, dlrectly
or tndlrectly, the prcaence of Hlchigan State Unlverllty. Flretr many
rental orrncrs atternpt to appeal to studcnts and faculty at the gchool.
Secondly, the eoctal t lfe generated by thc students of HSU attract
Eany young pcople to the area, regardless of their place of work.
Flna[ly, thc physlcal envlronment of the college hae an appeal whlch
attractr many people.

Moet of thc ncwer conventlonally-ftnanced rentals bullt arc rentlng
successfulty for $l0O to $135 a month. A promlnent realtor In the
clty of Lanslng reported thatrof 5OO unlts wlth rents from $95 to
$I50 a nonth, vacancles are vtrtually nonexlstent. All of theee
unttr $erc reported to be lese than 5 ycarc old. A conventlonal
proJect of about IOO units, located ln the northwest scctlon of EaBt
Lenelng, rcported 100 pcrcent occuPancy. Rents tn thle proJect run
fron 9t,35 to $150 a nonth lncludtng a.ucnltles such ae a1r condlttontng
and carporta. Locatlon le a prtme factor ln thie cage, a8 moBt of
the tcnants arc young people enployed at the nearby nedlcal center
and horpltal. Hore expcnelve proJecte are expertenclng dlfflcultler;
a convantlonal proJect of 16 unltt noar the unlverslty har never
rchlcvcd ful1 oecupancy, tto ycart after completlon.

Tharc arc 64O rcntal untte undcr constructlon at the PreBGnt tlnc
1n the SHSAr tha great maJorlty (67 pcrcent) ln East Lanllng. The
bulk of thcee unlte arc ln walk-up Btructures wlth 4 to 12 unltc
ln c structur. and nonthly rcntalr of froo $lO0 to $135.

Thcre arc sev;ral propoeals for ncr nultlfantly conatructlon ln the
Lanrlng area. A locatlon one block fron the capltol bulldlng haa becn
susgested for a 144-unlt, hlgh-rtac luxury etructure. In addltton,
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reltable sources report that a bullder has acqulred It acres of land
on the southwest corner of Ncrth l.Ialnut and Shlawagsee Streets in
Lanslng for the purpose of erectlng over 100 unlts ln a luxury high-
rise structure. Both of these centrally-located luxury proJects hope
for cuccess on the basis of a current lack of such unlts, thelr prox-
imlty to cnployment tn dor.mtown Lansing, and convenlence for atderly
persons attendlng government functlons in the downtorrn area.

Urban RcnewaI

Lanstnc Prolect Number One (R-87) is In the planning Btage. Thls
48 acre area ls ln the central buslness distrlct and ls bounded
by Saglnaw, Haln, and Capltol Strcets and the Grand River. The
area encompasseB the prlnclpaL commercial and professlonal estab-
llehments of the ctty. The proJect wlll dieplace 175 fanllles
who presently llve in substandard unlts above stores in the area.
Most of the structures in the area h,111 be rehabilitated and street
and parklng facillties wlll be expanded. Present plana indlcate
that R-87 wlll get underway by October 1955.

The CaplEol RedevelopmenE Ar.ea ls adJacenE to the we6tern boundary
of Pro,ject Number One, extending west to Pine Street. Tle area is
bounded by C'enesee and Main Streets on the north and sout.h respecElvely.
flEarea encompasses the capltol bulldlng and is prlmarily residential.
Plans call for upgradlng the resldential segment, lmprovemenE of
access, egressrand parking, and t.he construction of a large govern-
ment, offlce building comptex. Thls project,, whlch began early in
L964r ls expected to remove an estlmated 50 fanllles by the time
lt ls completed ln Fehruary 1966



The demand for new houslng over Ehe October 1954-October 1965

forecast perlod ls derlved fto' the proJected level of household

growth (lrgo0. ainuatly), the number of unlt6 expected to be demollshed,

andthedesirabllltyofmalnEalnlngalevelofvacanclesconduclve
to a balanced demand-eupply relatllnshlp ln the market. conslderatlon

ls also glven to the trlnd for lncre.".i hot" ownershlp and a current

excesalntherateofconstructlonabovearat.econslderedadequate
durlng the forecast perlod' On the basis of Ehese adJustments'

the annual demand for new houslng for each 9t ttle next two years

ls eetlmated at 2,OOO unlts, lncIudlnB 1,640 sales units and 360

rental units. Of the total rental denand' lt ls estlmated that

275 unlts could be marketed annually at relt: achlevable wlth market

lnreresr rare f ,;";;;-;;; 8I -;nlis could be absorbed onlv wlth

publlc beneflt or assistance financlng'

Ouant ltatlve
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D.gmana-lor ttousing

1D f rN

Oual tatlve Demand

SalesDenand.Basedonthetyplcatlncome-houalngexpenseratlo
tntheLanatngSusA'theannualdenandforl,640neg,ealeghoueeg
ls expected to Ue distrtbuted approxlraately as shown ln the table

below.

Ies HouElma
Lans lnc. Mlchlcan. A

Oct ber 19 4to tober L966

Sales Prlce
].lrrmlgg

of unlts
Percentage

dls trtbutlsn

$ 10 ,000
1 2,000
14, Ooo
16, ooo
18 , oo0
20,000
25,000
30, o0o

-$ 1 I ,999
- 13,999
- 15,999
- L7 ,999
- 19,999
- 24,999
- 29,999
and over
Total

130
180
230
245
195
330
2L5
115

L,640

8
II
14
15
L2
20
13

7
100

gource: Estlmated by the HouBlng Market Analyet'
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The preceding distribution shows that 80 percent of the sales
demand wilt be for units priced below $25,000. Above this priee,
demand thins out rapidly. It is estlmated that the construcEion
of single-family residences is not economically feasible for less
than $10r000 in the Lansing area. The greatest aPPeaI for single-
family units is in East Lansing, in south Lansing out to Meridian
Towhship, and westward from Lansing to Grand Ledge'

Rental Demand. On the basis of projected renter-family incomes

r"d r...ti." of income to rent typically paid by renter-families
in the area, the annual demand for 360 rental units is expected
to be distributed by monthly gross rent levels and by unit sizes
indicated in the table below. Net additions in these rentals may be

accomplished either by (1) new consLruction or rehabilitation at the

speciiied rentals witir or without public benefits or assistance throupfi

",]u"iay, 
tax abaEement, or aid in f inancing or land acquisition, or

(2) prtduction of units at higher rentals which competitively effect
a fiiEering of existing accommodations to the rentals specified.

Estimated Ann ual Demand for Net Additiona I Renta I Housine
Bv Gross Monthlv Rent and bv Size of Unit

Lansi Michiqan. SMSA. October 1964-October 19 66

Gross renta/ Effic iencv

55
50
45
35
30
25
20
15
10

5

One.
bedroom

165
155
t45
135
r05
70
45
25
15
l0

5

Two -
bedroom

110
I00
95
80
55
35
25
15
t0

5

Three -
bedroom

30
25
20
15
10

5

$8s
90
95

100
105
110
120
130
140
I50
r60
170
180

and
il

lt

ll

ll

ll

ll

il

ll

ll

It

It

il

over
il

lt

il

il

il

It

il

il

lt

lr

ll

il

g/ Gross rent is shelter rent Plus
services.

Note:

the cost of utilities and

The above figures are cumulative, i.e., the columns cannot
be added vertically" For example, the annual demand for
one-bedroom units at $I10 to $130 ts 65 units (135 minus 70).

Source: Estimated by Housing Market Analyst.
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The narket for rental unlts ls concentrated tn East Lanslng' Lanslng'

and Lanslng TownehlP'

Dernand for Rental Houslng Aoong Elderlv

The elderly populatlon, ege 60 and over' has lncreased by 52o

persons annually if.e p.tlent) slnce 1960' to a total of 351800

ln Octobe r L964. The annual rate of growth tn the past 4! years ls

conslderably slower than the estlnut.I r.t. of 2.8 percent for the

totalnonfarnpopulatlondurlngthesameperiod.Asaresult,the
elderlypopulatronhasdecreased"".p'oportlonofthetotalnonfarm
populatlon, from 12.4 Percent in Aprll 1960 to 1I'8 percent ln

October Lg64. The elderly poprrlatlon will increase by approximately

450 annually (I.3 percent) to a total of 36'700 in October 1966'

Elderlyhouseholdscurrentlytotalapproximately2l,000'oran
increase of 375 (two percent) ainually slnce 1960' Of the current

number of elderly houseiroldr, 15rooo contain trc- or more- Persons'

and 6ro00- are siigte-Persons ho-useholds' Of the two- or moE€-

person householi;-io'p..""nt- (1r55O) are renters, whereas 3I Percent

(1,850) of the "iisit-ptt"o'' 
households 8re renters' The fact

that the number of elderly householde la tncreaslng at a faster
ratethantheelderlypopulatlon,reflectsthedecreastngslzeof
elderly households.

The medlan after-tax lncome of elderly renter familles of two or more

perBons 1s currently $3 ,760, approxtmatety $L'47O less than the

nedlan for alt rentlr fanllles' The elderly renter medlan lncome

le proJected to gI,9io ln octobet-igOe' about $1'580 leas than the

pro3ecl.a medlan income for all renter fanll1es'

On the basts of the current ratlo of elderly populatlon to total
populatlonandsubsequentadJustrnentsforrentleve16,naturalaglng'
andmlgratton,thedemandfortt"t"funltsintheLansingSMSAby
theelderlywllltotal50unitsforeach'ofEhenexttwoyearE.
lhere are fron 50 to 75 sln8le-fa'ffy and nultlfanily unlte currently

ln the area whlch are deslgned to atiract the elderly populatlono

None of these development6 are destgned to provlde special servlces

for the elderly, however' f"t"tt"h Is sone Ltaerty households w111

chooee to Ilve tn regular rental unlts, the denani for unlta deelgned

speclflcally for the elderry, ai ients achlevable wlth market lntereet

rateflnanclng,isapproxlmately25unltsannuallyoverthenext
two years.
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Nurs in Homes

There are currenlLy 24 proprietary nursing homes in the SMSA, with
a total capacity of 840 beds. In addition, there are 40 beds in
a nonprofit institution. 0f the 880 beds in the Lansing SMSA, 430
are in fire-proof structures. The remaining 450 beds are located
in old, converted structures of combustible material and are there-
fore considered unsuitable.

There are only two new nursing homes in the area, the llo1t Nursing
Home in suburban Holt and Capitol City Convalescence Center Number 3,
generally referred to as CCCCNo. 3 in Lansing. A shortage of quali-
field personnel was reported to be primarily responsible for a large
number of vacancies in one of these nursing homes. Occupancy in
the older homes wit.h lower rates, however, was found to be at more
satisfactory leve1s. In Octobet L964, approxiurately 35 percent of
the patients had their nursi.ng home expenses paid by loca1 welfare
funds. Maximum payments for welfare patients varied from $175 to
$ 2s0.

At present, there are 300 beds under construction in the Lansing
area in three different projects. 0f the 300 beds under consLruction,
200 are located in Ingham County and the remainder in Eaton County.
In addition, there is a tentative proposal for an additional 400
beds, to be conventionally financed"

The need for additional nursing home beds is a derivative of the
projected elderly population (age 65 years and over), since mosL
nursing home patienEs are elderly persons. Consideration is also
given to the number of existing suitable beds and new beds under
construction or definitely planned. On this basis, it is estimated
that there is no need for additional nursing beds in the Lansing SMSA.

A current survey by the Michigan Hospital and Medical Facilities
Division to determine nursing bed requirements in Ingham County has
determined that the existing number of beds plus those definitely
planned or under cons truction does not warrant provision of additional
beds at this t,ime. Any additional nursing home facilities which
might be required by Clinton and Eaton County residents can be
satisfied by the large number of beds available at the present Lime
or expected to become available shortLy in Ingham County.



Industry
'Tota1 work forcc

Table f

Ol,strlbution of the l{ork Force
Lanslng, l,{icnlgan, SI,ISA

Lg56 - tg6t+
Annual Averages
(in thousands)

1q56 1oq? 1gq8 1q5a 1q6o 1q51 La62 1q6? ,lJ]6L 
9/

114.1 112.? 112.3 111.7 112.0 7J2.1 .112.3 lrL.Z 116.9

ilnemploym.ent
Percent of vork force

Agricultural emploY,nent

Nonag. erploYuent b/
Nonagrl. uaige & sal. emP1.

Manufacturing

Durable goods
tr\:rniture & fixtures
l'{etal products
Nonelec. machLnery
E1ec. nachinery
I'lotor vehlcles
0ther durable goods

Nondurable goods
Food and kindred
Textiles and apparel
Print. pub1lsh. & re1.
ChenlcaL & reL. prod.
Other nondurable goods

Nonmanufacturing
Construction
Tran9., comn,& uttl.
Trade
Fin., lns.1 & real est.
Services
Governuent

Federal
State
Local

99.2 LOl.1
87 .6 90.0

3lr.g_ zo.1 29.9

5.9 5.2
5.n /..62

7,O 6.6

I01.? loo.q
8o.g 8q.2

2L"? 3O.2

10.2 6.6 /*.6
9.'17 5.YL l*.72

6.3 5.9 5.7

8.6 L.6
7.67" /*.17

5./o' 5.1

98.7 LO?"6
86.9 9L.2

26 .O ?a.1

23.L

3

)o
7.ln
.l

1.1
.2
.1

/*..2
3.97

L.9

).7
3.71"

/.o

lnQ ?

06.5

28.1 27.2
.l*

3.1
r.g
.lr

20.6
t

u
!.5
.1

1.0
.3
.1

59.O
lr.5
3.1+

16.1
2.8
8.'l

2?..2
L.5

L5.5
6"5

95 .8
84.6

23,8

-T-2.8
1.6,

L'7.9
oa/

26.L-a
3.3
2'O
.3

19.3
.8

2"9
L.5

.1
1.0

2

.l
58.5
4.0
3.3

15.?.
3.0
8.8

2/r.2
L.5

15.9
6.9

26.9
.1,

3.4
2.O

.3
20.1

.7

10<.0
o?16

30.0

,o*a,i

1.2
.1

1.1
,t*
.1

26.6
1.6

L7.)
nn

26e2 Uf 2o,5
.l* ./n .lr

3.1+ 3.5 ).5
2.5 2.6 2.9
.2 .3 .2

19.0 lg.5 2L.6
.7 .g 1.0

.4

.1
oa,'

.3

.6

.8

1

16

)
a

a

a

2L.
a

I

l+

3
9
4
3
I

60.o 62.! 63"658.6
lr.5

u1<
ol

1.0
?

.2

3.1*
16.0
2'7
9.6

23.1+

l.l,
15.5
6.5

24
1.5
.1

1.0
.3
.1

57.8
l+.\
3.3

u.g
2.9
8.8

23.8
1.5

L5.6
6.7

24
L./,,

.1
1.1
.3
.1

60.1
4.0
3.3

15.5
3.0
8.9

2".4
1.6

16.6
7.2

2.Q
1.0

.1
1.2
.5
.1

u.
1.3

lr.
3.

).
o

.1'
1.1

.3

.1

1
3
6
0
0

6!n.1
3.8
3.1

16.g
3.)
9.7

27.2
].17

17.6
7,9

L5

3
3

16
3
9

24.Q 26.L
1.5 !.5

17.0 17.2
7,3 7.1+

a

8
3
?

2
I,

a

o

a

a

4.0
3.2

16"?
3.lr
9.7

AlL other nonag. enp1. g/ 11.4 11.3 J)-.2 r1.5 l1.z r1.8 11.4 11.4, 11.?

il Through Septenber.
9./ Includes workeri lnvolved ln tebor-management disputes.
cl Self-employed, domestlcs, and unpaid fanlly workere.
Source: M:ichigan Enployrent Seeurity Cormisslon.



fuurrrql
f arni Iv income

Tabl-a ff

Estiuated Distribution of Fanilv fncone
After Deductlon of Federal Incone Tax
Lanslns. Michican. SMSA. Is54- r956

32
u
L7
12

8
6
l*
5
2

too 100

Percentage dl stribution

ALl Tenant AII Tenant

Ilader $ z'rOoo
S4rooo - urw

5rooo - 5rw
5rooo - 6rw
?r00o - 7 rw
Srooo - Srgg
grooo - 9rw

Io.0oo - Lzrl+99
121500 and over

TotaI

30
L)
L5
13
9
6
5
5
l*

100

16
8
u
\5
11
10
7

L3
9

L7
9

L5
uu
9
7

It
7

100

litedlan #165O *5rZ3O *zrooo *5r5oo

Source: Est{mnted by Eouslng Market Ana1yst. Based on 1960 census report
of 1959 inoomes adJusted for undemeportlng and subsequent lncreases
in incone.



Table fff

I{onf rrr Poputatton Trcads

Average annu al chanse

Area

Cl:Lnton Cor.urty

Eaton Couorty

Tnghen Cotnty
East la.nstng
Iansing
Rest of county

SIISA total

Apri[
1950

L81692

2$rTfg

2O4r558

lprll
1()69

27 1395

nrnS
2O2.68
3Or1g8

LATr8[n
&.62

2691336

October
LaU+

31rooo

15r4m

229.750
42,3O0

125,050
62.40(}

306,150

1950- 1960 1960- L964-T-

L5g.W
2A1325
92rW
l*b.633

Nrmber

8?0

Lr?t+g

Lr56g
1.803

6rlr?'1

Percent

l+.7

1"7

2n
l*.9
L.7
3.9

I$rmber

800

1, 360

6. 020
2,690
3,930
-500

Percent

2.9

3"5

3.0l*1358
987 8.9

3.6
-.8

3.2 8,190 3.0

d Rormded.
b/ Reflects annexations to Lansing of territory with about g,7oo population in 1960.
Source: 1950 and 1960 Census of popularion.

1954 estimated by Housing l,larket Analyst.



Table r\I

Avera annual cha

Area

CLlnton CountY

Eaton CountY

Inghan CountY
East Iansing
Ianslng
Rest of countY

SI{SA-Total

Apr1L
l-950

5'/i75

grL53

Apr1l
1960

7 r57L

ILrl?o

58.252
T-,Tt
3)1558
yI.727

76rn7

October
L96L

8r)5O

72)55O

63.80O
Srooo

38rgro
16.850

8/{.r7@

19s0-196q -@
t960-1964@

).8

).'l102

zLO 170

310

L.2)5
290

112oO

-L95

Lr7L5

2.7

2.9

4
3.3
?"6
}J

LrW
3L7
5@
QL

trl59

15.780
)r79t+

28rl+72
L3.5U

59rl+DB

4
8"1+
L.8
3.L

).o 2"2

g/ Rourrded.

Source: 1950 and 1960 Census of Houslng- 
l;Xl eslluated by llousing Market Analyst'



Table V

and uDancY rtrtus
?ota} laveutorT

Occupled houslng wrlts

Oaoer oecupLed
Percent of oocupied

Benter occupled
Fgrcent of occupled

Yacant houslng rmlts
AuallabLe
For sale only

Eoneoimer vacancy rate

For rmt only
Benter vacancy rate

Apr1l
Ia(o

61.?00

59.1*6

@rloo
67.5N

19r308
3?.51

2.82am
.67"

a4
L.5,

lr7l3

AprlL
1q60

g2.g5g

76.99)

%r7gl-
?3.fi

20r2O2*.4
5.%6
2.934
1rO15

L.8fr

1rglg
8.'\tr

3ro72

October
L%t-

90.200

84.7@

62rgro
74.r1

2Lr750
25.fi

L.lr*

lr5OO
6.5/

311OO

2.126

L.?59

L1670

Aver
1950- 1960

@
1c

1960- 19
Nunber---TercenT

11610 l^g
11710 Le
Lrno 2.4

3l+O L.7

- loo

89

34

2rg

1.2

.5

5.5@
2.lrAO

900

%z8T
16.0
13.9
30]6 -720

-25

-L.7

-4"1
-2.5_

Other

g/ Roundcd.

t63 55.9

1213 7.1

-95 -6.8

a 5b

Soueer 195O and 196O Census of Eouslng.
196/+ esti-.ted by the Houslng f,tarket Analyst.



Table VI

Dnelllne llnlts Authorlzed by Buildlne PermlEs for Selected Areas
and the Lanslns. Mlchigaq Sl.tSA, 1950-1964

Area

ClLnton County

BaEon County

Inghan County
Delhl tnp.
Eaat Laneing
Lauelng
Lanslng tup.
lGrldian tnp.
Rest of county

Average
1950- 1953

Ll+5

73

Average
L954-L957

226

228

1959 1960

L62 158

zss 234

L962

193

278

1. 208
55

Ls64 9l

L78

24s

1958

180

247

196 1

r.s4

223

959

1963

242

410

1.31E
ls8

72
558
294
2LL

25

1. 889
229
353
372
s42
330

53

L.278
158

98
4LL
274
200
L37

1.185
L47
133
st9
168
L27
91

9L9
95
93

387
140
100
104

48
95

4L6
198

97
10s

Ltfi
526
279
106
LO2

L.926
66

622
76L
193
L47
L37

L.437
85

378
664
L26
149
35

h./

a.,l

Slf^SA total L,537 2,343 1,705 L,6O2 1,311 1,336 L,679 2,578 1,860

a/ Flrst nlne monthe.
!/ Includea an average of 336 units of pubLlc houelng added during thls perlod.
g/ Includee 41 unLte of publlc houslng.

Source: Bureau of the Ceueus, C-@ ConstrucEiou Reports and local bulldlng Lnspectore.



Table VII

LA}iSING. I1ICHIGAN AITEA PCSTAI VACANCY SLRVEY

TOTAL RESI)ENCES AI{D APARTI.{ENTS

OCTOBF]R 20 - 27. t96L

R T]SIDT]\(]E:, ,\I'A R1'\.IT]\TS HOUSE TRAILERS

Totai Possible
Deli verie s

12,365

44.650

tt,692

7,2lO

lrnde r

Con stPostal Area All

The Suney Area Total

Lans ing

l4ain Office

Stat i ons:

t.8& 2.6

1. 183 2, 6

328 2.8

r.5 78 286

957 226

259 69

988

397

84

Michigan Avenue
North Lansing
South Cedar Street

Suburban Atea

Bellewe
Char lot te
East Lansing
Earm Rapids

Graod Ledge
HoI t
Seint Johns
I{il l ims ton

8,807
16.941

145
223
487

129
t99
370

l6
24

117

83
95

135

2.0

27,1L5 66t 2.5 621 60 59r.

1, 338
4,296
9 ,354
2 ,545

62
58

128
165

4.6
t.4
t.4
6.5

61
58

109
153

19
L2

7

2t
475
t2

2,997
r,941
3,337
1, 907

2.3
0.5
3.6
3.6

39
6

16
15

69
l0

t2l
68

645
-10

156
61 7

Source: FHA Postal Vacancy Survey conducted by

201+7?0-I

'I'otal Possible
Del iveries

Yatanr I nits
.{ll c" Irsed \er

Ilnder

Co n st.

65.7t9

42.31o

10, 605

L.327 2.0

807 1.9

tl4 t-6

1.162 r65

702 105

t42 12

462

298

52

6 ,61+
8,579

16,5L2

99 1,5
169 2 .0
365 2-2

85 t4 47
L45 24 79

330 35 L20

460 60 L64

7

2t
48

475
-10

976
457

3.9
t.4
t.2

23,409 520 2.2

L,326
4,296
5,156
2,4t6

51
58
50

tl2

1.9
0.5

2.8

52
58
69

124

52
10

103
52

1

19
12

39
6

t6
15

cooPerating Postmasters "

FHA.Wosh., D. C.

799
94t
993
882

2

1
2
1

'lbral I']ossible
I)e I iveries

\ acant I nits 'l'otalPossible Vecant
I)elireries No. q

itc r

{ll

537 8.1

376 L6.L

154 L4.2

tised _f9* (lonst.

4t6 t2t 526

255 121 99

117 3 t- 32

6.&6

2.J40

1,087

L2
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